
 
 

NOTICE TO THE AUDIENCE:  Please remember that if you are interested in matters on the agenda that will have 
subsequent meetings, it is your responsibility to note their dates, times, and places.  No further letters or reminders will 
be sent. Of course, if you have any questions about any given matter, do not hesitate to contact the Planning 
Department in the City Hall Annex, 4403 Devils Glen Road, Bettendorf, Iowa 52722 or phone (563) 344-4071. 

 
MINUTES 

PLANNING AND ZONING COMMISSION 
AUGUST 18, 2021 

5:30 P.M. 
 
The Planning and Zoning Commission meeting of August 18, 2021 was called to order by Wennlund at 5:30 
p.m. in the City Hall Council Chambers, 1609 State Street. 
 
1. Roll Call 
 
MEMBERS PRESENT:  Adam, Gannaway, Gibson, Kappeler, Ormsby, Stoltenberg, Wennlund 
 
MEMBERS ABSENT:  None 
 
STAFF PRESENT:  Greg Beck, City Planner; Mark Hunt, Community Development Director; Brent 

Morlok, City Engineer; Chris Curran, City Attorney; Troy Said, Assistant Fire 
Chief; Lisa Fuhrman, Community Development Secretary 

 
2. Approval of the minutes of the meeting of July 21, 2021. 
 

On motion by Kappeler, seconded by Adam, that the minutes of the meeting of July 21, 2021 
be approved as submitted. 
 

ALL AYES 
 

Motion carried. 
  
3. Review of Commission procedures. 
 
Replat 
 
4. Case 21-053; Everest Summit Seventh Addition, submitted by Everest Homes, LLC. 
 
Beck reviewed the staff report.  
 
Wennlund asked if the 4-foot wide sidewalks shown match those already in the subdivision and if the city will 
require 5-foot wide sidewalks in the future.  Morlok explained that the ordinance change to increase the 
required width of sidewalks to 5 feet has had its second reading.  He added that the requirement will not be 
effective until January 1, 2022 and will only be implemented in new subdivisions.  
 
Ormsby asked for clarification of the proposed variance to the rear yard setback that must be approved by 
the Board of Adjustment. Hunt explained that the variance to reduce the required rear yard setback to 12 
feet was approved on August 12, adding that it matches the rear yard setback in the remainder of the 
subdivisions. 
 



Planning and Zoning Commission Meeting                            August 18, 2021                    Page 2 

On motion by Kappeler, seconded by Stoltenberg, that the final plat of Everest Summit 
Seventh Addition be recommended for approval subject to staff recommendations. 
 

ROLL CALL ON MOTION 
 

  AYE:   Adam, Gannaway, Kappeler, Ormsby, Stoltenberg, Wennlund 
  NAY:   None 
  ABSTAIN: Gibson 
 
Motion carried. 
 
5. Case 21-063; Geifman’s 56th Avenue Development Second Addition, submitted by Kevin Kadavy. 
 
Beck reviewed the staff report.  
 
Kappeler asked if it would be allowable to maintain some of the landscape barrier on Outlot 2 or if the trees 
would have to be removed.  Morlok explained that the developer completed all of the necessary tree 
clearing as a part of construction of the office building on Lot 1. He added that the majority of the trees are 
on the north side of Outlot 2 and that only a small portion of the outlot will be used for detention. He stated 
that because of the topography of the site, storm water cannot be piped back to the wet pond and 
necessitated creation of a small detention area. Morlok stated that staff held the site development plan that 
was already approved by the Commission so that it can presented to City Council with the final plat. 
 

On motion by Ormsby, seconded by Gannaway, that the final plat of Geifman’s 56th Avenue 
Development Second Addition be recommended for approval subject to staff 
recommendations. 
 

ALL AYES 
 
Motion carried. 
 
Final Plat/Site Development Plan 
 
6. Case 21-061; Forest Grove Crossing Fifth Addition, submitted by Youssi Investments of Iowa, LLC. 

(final plat) 
 
7. Case 21-062; proposed Forest Grove Crossing Fifth Addition, submitted by Youssi Investments of 

Iowa, LLC. (site development plan) 
 
Beck reviewed the staff reports. Hunt added that the fire lane that is being built from Forest Grove Drive to 
the proposed subdivision and connects to Cash’s Path will provide dual access for emergency vehicles. 
 

On motion by Kappeler, seconded by Stoltenberg, that the final plat of Forest Grove Crossing 
Fifth Addition be recommended for approval subject to staff recommendations. 
 

ALL AYES 
 
Motion carried. 
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On motion by Kappeler, seconded by Stoltenberg, that the site development plan for Forest 
Grove Crossing Fifth Addition be recommended for approval subject to staff 
recommendations. 
 

ALL AYES 
 
Motion carried. 
 
Site Development Plan 
 
8. Case 21-060; 3425 Glenbrook Circle South, submitted by Jim Work/Silverthorne Development Co. 
 
Beck reviewed the staff report. Hunt added that because of the configuration of the site, municipal trash 
collection will not be possible. Wennlund noted that the dumpster for the townhouses is located immediately 
adjacent to the building. 
 
Adam asked what the total occupancy for the overall development will be when the townhouse buildings are 
complete. Morlok stated that there will be approximately 200 residents without taking into account the 
number of people who will reside at the senior living complex.  
 
Adam asked if there are any plans to add a sidewalk along the west side of Devils Glen Road. Morlok 
explained that at such time as Devils Glen Road is widened, a sidewalk will be added along with curb and 
gutter and storm sewer.  He commented that the project is shown in the city’s 5-year plan. 
 
Ormsby asked why the city will not be picking up trash. Morlok stated that there is no way for the vehicle to 
turn around on the site. Ormsby asked who would be responsible for maintenance of the private drive.  
Morlok explained that there is no private drive, adding that the site plan shows a driveway for access to the 
two buildings.  
 

On motion by Adam, seconded by Gannaway, that the site development plan for 3425 
Glenbrook Circle South be recommended for approval subject to staff recommendations. 
 

ALL AYES 
 
Motion carried. 
 
Final Plat 
 
6. Case 21-064; The Cottages at The Heights, submitted by Dan Dolan Homes. 
 
Beck reviewed the staff report.  
 
Wennlund read a letter in opposition to the request from Nancy Roush, 3675 Cedarview Court. 
 
Kappeler asked for clarification of the purpose of Lot B. Beck stated that it is meant to prevent the adjacent 
property in Davenport from being landlocked. Morlok explained that Lot B will provide the flexibility to have 
a standard 4-way intersection should the Davenport property ever be developed.  
 
Greg Gackle, 1116 Coffelt Avenue, stated that there would be far more than 30 units served by one access if 
the Davenport parcel is ever developed. He commented that he does not believe it is legal to call out an 
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access point on the plat intended to serve a different subdivision. Morlok explained that there is an existing 
40-foot frontage for the adjacent property outside of the plat boundary. He stated that the driveway for 
3437 Middle Road in Davenport is connected to city right-of-way now. He added that it is not required that 
Lot B be used for access to the Davenport property.  
 
Wennlund asked if the 40-foot wide access would be sufficient if the property in Davenport is developed.  
Morlok stated that he is unsure of Davenport’s requirements for right-of-way but that it is likely that 
additional property would be necessary. He added that he cannot speculate on future development. 
 
Curran stated that given Morlok’s clarification regarding the purpose of Lot B and the fact that access is 
currently available to 3437 Middle Road the plat note would be appropriate.  He added that plat notes are 
common and are in no way illegal. Adam asked if it is a foregone conclusion that Lot B would be needed if a 
future intersection is built to the north in Davenport. Morlok explained that it would be his suggestion that 
Lot B be used for a future standard 4-way intersection which would then align with Lincoln Road. He added 
that if Middle Road is ever connected to Kimberly Road the north-south section would likely be vacated 
depending upon the status of the house at 730 Lincoln Road.  
 
Gackle stated that the city would not own Lot B which would be controlled by the homeowner’s association.  
Morlok explained that Lot B contains a blanket access easement as shown in the plat notes. Gackle asked to 
see the complete final plat with the driveways noted.  Morlok stated that driveways are not shown on final 
plats, adding that a final plat is a legal document showing lot lines and easements. He indicated that the 
driveways were shown on the preliminary plat. Gackle asked if they have changed.  Morlok stated that any 
reconfiguration of the driveway locations would be considered a minor adjustment that is commonplace. 
Gackle stated that he believes having so many driveways on a regular cul-de-sac will create problems related 
to snow storage.  He added that the city had at one time considered increasing the required size for cul-de-
sacs.  Morlok explained that the subdivision ordinance requires new cul-de-sacs to be 5 feet larger in 
diameter than previously and that this final plat is in compliance with city code. He added that the Public 
Works Operations staff has reviewed the layout of the subdivision as it relates to snow storage. He 
commented that no parking will be allowed on the street in the winter months when snow removal 
operations take place.  
 
Gackle asked how deep the detention pond will be. Janecek explained that there will be 6-7 feet of standing 
water when it is not raining, adding that it could be 3 feet deeper during a storm. He stated that there is a 
berm to contain the water. Gackle asked if there is any requirement for fencing of the wet pond.  Morlok 
stated that there is no such requirement. 
 
Gackle asked if the Fire Department has reviewed the location of the fire hydrants to ensure that the homes 
are no more than 400 feet away. Said confirmed this.  
 
Gackle commented that it seems as though city staff is pushing the approval of the project rather than 
merely presenting the facts. He stated that the development is too dense and that the Commission and City 
Council have the ability to consider density when considering their recommendation. He added that he 
believes that a large apartment building might be better suited for the property as a lot of the greenspace 
could be saved. Wennlund stated that he takes issue with Gackle’s comments regarding city staff. He added 
that staff has given this project more scrutiny than any project he has seen in his tenure on the Commission. 
He stated that the level of scrutiny has been significant and thorough and that he is satisfied with it. Curran 
explained that the 2017 zoning ordinance change with regard to the Commission’s added flexibility when 
considering the density of proposed developments is not applicable in this case because the subdivision is 
not a part of a Development Character Area. He added that the Commission and City Council took the 
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standards detailed in Iowa Code Chapter 354 into considering when making their decision regarding the 
preliminary plat.  
 
Sean Lidell, 1651 Broadlawn Avenue, Davenport, requested that a landscape buffer be installed to protect the 
Davenport residents. He questioned why Lot B is necessary given the fact that no one has asked for it to be 
there.  
 
Gale Hoff, 1104 Kimberly Road, Unit 1103, stated that residents of The Manor have maintained the grassy area 
north of their property line for 60 years and asked what it will look like once the detention pond is built. She 
added that they have asked several times to be grandfathered in given that they have maintained the 
property for so long and poured a concrete pad on the property to the north.  
 
Kirk Vandecar, 1646 Broadlawn Avenue, Davenport, asked if the Commission has seen a geotechnical analysis 
of the property. Wennlund stated that they have not, adding that such an analysis would not be in their 
purview but would be reviewed by city staff. Vandecar stated that the zoning regulations indicate that before 
a final plat can be approved, the Commission must have engineering plans which would include a soil 
analysis. Morlok explained that preliminary construction plans are required to go with the preliminary plat 
and that final construction plans are required later. He stated that there is no requirement in the city code for 
a geotechnical report. He added that a soils report is required and has been provided. He stated that staff 
has reviewed all of the engineering plans included preliminary plans and profiles, storm water calculations, 
and storm water detention calculations.  
 
Vandecar stated that he does not understand how the developer can be allowed to build if the Commission 
does not know what the soil conditions are. Morlok explained that when a developer is grading for a new 
subdivision, all of the pipe work, paving, and earthwork are inspected. He added that as part of the 
earthwork a geotechnical firm takes direct samples where public infrastructure is being placed and performs 
density tests. He stated that a density test will also be required at each lot where the foundation is going to 
be poured to ensure proper bearing capacity.  
 
A brief discussion was held regarding the staff’s and Commission’s roles in reviewing different elements of 
projects. Curran explained that section 12-3-1(c) of the City Code specifically states that engineering plans are 
to be approved by the Director of Public Works or his designee. He added that Commission members are 
not expected to be technical experts regarding engineering or legal issues.  
 
Vandecar asked if an environmental analysis has been completed.  Hunt explained that staff has analyzed the 
zoning, engineering, environment, slopes, soils, and historical geography which was detailed at the previous 
meeting. Morlok added that staff has consulted with the Iowa Department of Natural Resources and has 
received clearance related to sovereign lands and waters, endangered species, and flood plain issues.   
 
Wennlund commented that despite Vandecar’s assertions regarding the lack of an adequate review, staff has 
conducted the standard review defined by code and that there is no missing information.  
 
Carolyn Brown, 3440 Crestline Drive, Davenport, expressed concern about the possible negative effects the 
construction and subsequent utility connections would have on her property. 
 
Lidell asked if development of 3437 Middle Road after the proposed subdivision is completed would 
retroactively require a second entrance if there are more than 30 lots. Said explained any development of the 
adjacent property would be subject to the requirements of the City of Davenport. 
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Phil Schubbe, 1309 Pinnacle Pines Court, asked if Lot B is located in Davenport or Bettendorf. Morlok stated 
that it is in Bettendorf adjacent to the Davenport city limits line. Schubbe asked why the City of Davenport 
would review if that is the case. Morlok explained that the overall development of the property at 3437 
Middle Road would be reviewed by Davenport. He added that Lidell’s question was with regard to the 
maximum number of lots that could be served by one entrance. Morlok added that because the entrance to 
the Davenport property would come from Lincoln Road, not Heights Court, only one entrance would be 
required in the proposed subdivision. Schubbe asked if there would be a street connection to Heights Court 
from Davenport. Morlok explained that any access would have to be approved by the City of Bettendorf, 
adding that Lot B provides flexibility in case the street configuration to the north changes. 
 
John Drayman, 1637 Broadlawn Avenue, Davenport, asked for clarification of what the view of the residents in 
Davenport would look like. Janecek stated that the roadway will be slightly higher than the existing ground, 
adding that the existing drainageway from the northwest will not be filled or blocked and the water will be 
directed to the detention pond. He explained that the lots west of the street would be built up to enable 
construction of the homes which will be walkouts and daylights. Janecek added that a swale will be built 
along the southern property line to convey water to the detention pond. Morlok stated that the finish floor 
elevation of the first lot on the west side of the street will be approximately the same grade as far west side 
of the Rouse property. He added that the back side of the first four homes adjacent to 3437 Middle Road will 
be visible from the Davenport side. Wennlund commented that while the grade of the 4 lots in question will 
be even with that of the properties in Davenport, there will be a slight dip to accommodate the storm water. 
Janecek explained that off of Crestline Drive, there will be a 3:1 slope going down to the rear yards of the lots 
west of the cul-de-sac. Drayman commented that a rendering would have been very helpful to clarify how 
the development will look. 
 
Haley Jones, 1605 Coffelt Avenue, Davenport, commented that there is a significant drop-off at the rear of 
her property and expressed concern that the proposed construction would exacerbate the erosion. She 
asked if a retaining wall could be built behind her home and the ones to the south. She stated that if a 
retaining wall were built and evergreen trees planted, it would be very pretty, she would not have to lose her 
back yard, and everyone would win. Janecek explained that the subdivision will be graded such that the lots 
will match the existing grade at the adjacent property lines. Wennlund asked if the sloped area would have 
grass on it.  Janecek confirmed this. Wennlund commented that he does not believe it would be feasible to 
build a retaining wall at the rear of the property because the subdivision will be graded to match the 
adjacent lots. Jones reiterated that there is a very steep slope in her back yard.  Morlok explained that the 
most severe part of the slope Jones is referencing is on her property alone. Jones asked if it would be 
possible to add a little retaining wall. Wennlund explained that any retaining wall would have to be placed on 
her property. He added that Jones could fill in the sloped part of her yard and build a retaining wall at the 
property line.  
 
Hoff asked what the view from the north building of The Manor would look like. Morlok explained that from 
the property line at ground level the view would be of an approximately 3-foot high sloping berm. He added 
that the pond will be built on the north side of that berm. Hoff asked how far the pond would be from her 
property line.  Morlok stated that the berm starts at the property line at a 3:1 slope and that the pond would 
be approximately 10 feet from the shared lot line. Hoff asked if the view along the southern line of the 
subdivision would be of back yards. Morlok confirmed this.  
 
Ormsby asked if driveways could be added later on Heights Court or if a new road would be required. 
Morlok stated that a new public street would be required, adding that he will consult with Davenport’s city 
engineer to get his opinion on the possibility of restricting the access portion of Lot B to only what 
Davenport would require for future right-of-way.  
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Kappeler asked what the status of the discussion regarding the possibility of connecting Middle Road to 
Kimberly Road is. Morlok explained that there is enough right-of-way available to make the connection and 
that he had a preliminary discussion with Davenport’s City Engineer who had indicated a willingness to work 
with Bettendorf if the decision is made to pursue the project.  
 
Ormsby commented that several residents had expressed concern regarding possible erosion and explained 
that developers are required to take measures to ensure that neighboring properties are not negatively 
impacted by grading activities. Morlok added that there is a city staff member whose job is to monitor 
construction sites to ensure compliance.  
 

On motion by Adam, seconded by Stoltenberg, that the final plat of The Cottages at The 
Heights be recommended for approval subject to staff recommendations. 
 

ROLL CALL ON MOTION 
 

  AYE:   Adam, Gannaway, Kappeler, Ormsby, Stoltenberg, Wennlund 
  NAY:   Gibson 
  ABSTAIN: None 
 
Motion carried. 
 
Hunt stated that new Census data has been released and that Bettendorf’s population is now 39,102. He 
added that he has been looking into some training options with Iowa State University which will be 
forthcoming.  
 
There being no further business, the meeting adjourned at approximately 7:05 p.m. 
 
These minutes approved         
 
          
   Gregory W. Beck 
   City Planner 


